





















































Murrieta Hills Specific Plan Amendment Section 1.0
Draft Environmental Impact Report Executive Summary

1.0 EXECUTIVE SUMMARY

1.1 PURPOSE

The purpose of this Draft Environmental Impact Report (Draft EIR) is to inform decision-makers,
representatives of affected and responsible agencies, the public, and other interested parties of the
potential environmental effects that may result from implementation of the Murrieta Hills Specific Plan
Amendment (MHSPA or Project).

This Draft EIR (State Clearinghouse No. 2014031045) for the MHSPA was prepared to: (1) identify the
potential environmental impacts of the Project utilizing the revised CEQA Appendix G Environmental
Checklist Form (2019); (2) discuss alternatives to the Project; and (3) propose mitigation measures that
will avoid, offset, or minimize significant environmental impacts of the Project. This document was
prepared in conformance with the California Environmental Quality Act (CEQA) (California Public
Resources Code, Section 21000, et seq.) and the CEQA Guidelines (California Code of Regulations, Title 14,
Section 15000, et seq.). More specifically, this summary has been prepared in accordance with California
Public Resources Code, Section 21061 and CEQA Guidelines §15123. Summary.

1.2 PROJECT SUMMARY
PROJECT LOCATION

The approximately 972-acre Project site is located in unincorporated Riverside County, abutting the City
of Menifee which is north of the site, with the City of Wildomar to the west, Western Riverside County
Regional Conservation Authority-owned (WRCRCA) land to the southwest, and the City of Murrieta to the
south and east, as depicted in Exhibit 2-1, Regional Location Map. The Project site is immediately west of
Interstate 215 (I-215), approximately three miles east of Interstate 15 (I-15), south of Keller Road, and
immediately north of the Greer Ranch community in the City of Murrieta, as shown in Exhibit 3-3, Vicinity
Map. Regional access is provided via I-215 and local access is provided via Keller Road, Scott Road, Clinton
Keith Road, and Antelope Road.

PROJECT DESCRIPTION

The Project proposes the development of a master-planned residential community that would consist of
a mix of the following land uses:

= Approximately 972-acre MHSPA Project area.
= A maximum of 750 residential units comprised of:
0 A maximum of 497 single-family residential units on approximately 198 acres.
0 A maximum of 60 executive! single-family residential units on approximately 50 acres.

0 Approximately 13 acres of mixed-use development (a maximum of 193 multi-family
residential units, retail, professional office, and other non-residential, service-oriented
uses).

1 The executive single-family residential component provides the largest residential lots, requiring a minimum lot size of 10,000 square feet.
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= A community commercial planning area (PA) comprised of approximately 18 acres. Anticipated
land uses include restaurants, a grocery store, lodging, or other commercial land uses.

=  Approximately 652 acres of open space, of which approximately 609 acres will be dedicated to
the Western Riverside County Regional Conservation Authority (RCA) for the Western Riverside
County Multiple Species Habitat Conservation Plan (MSHCP). An approximately 37-acre linear
nature park is also proposed.

=  Approximately 41 acres of circulation improvements including approximately 20 acres for the
backbone street system to serve the MHSPA area; five acres of right-of-way dedication for the
future I-215/Keller Road interchange; and approximately 16 acres street right-of-way dedication
and slopes outside of the right-of-way.

= Off-site Project improvements will include utility improvements within Keller Road and Zeiders
Road, and the extension of McElwain Road from Linnel Lane to Keller Road.

The Project includes various discretionary approvals including a sphere of influence amendment and
annexation into the City of Murrieta, a general plan amendment, specific plan amendment, zoning
reclassification, tentative tract map to subdivide property, and adoption of a development agreement.
These actions are described in greater detail in EIR Section 3.0, Project Description and the Murrieta Hills
Specific Plan Amendment 012-3164 (2019). Project background and objectives are also discussed in
Section 3.0.

1.3 SUMMARY OF SIGNIFICANT ENVIRONMENTAL IMPACTS AND MITIGATION
MEASURES

The following table is a summary of significant impacts and proposed mitigation measures associated with
the Project as identified in this EIR. Refer to Sections 4.1 through 4.16, for a detailed description of the
environmental impacts and mitigation measures for the Project. All impacts of the Project can be
mitigated to less than significant levels with the exception of aesthetics, air quality, greenhouse gas
emissions, noise and transportation.

City of Murrieta May 2020
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Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

Resource Impact ‘ Level of Significance Mitigation Measure(s)
Section 4.1, Aesthetics
Impact 4.1-3 Significant and Impact is significant and unavoidable.

Would the Project, in non-urbanized areas, | Unavoidable Impact
substantially degrade the existing visual character
or quality of public views of the site and its
surroundings? (Public views are those that are
experienced from publicly accessible vantage
point). If the project is in an urbanized area,
would the project conflict with applicable zoning
and other regulations governing scenic quality?
Section 4.2, Air Quality

Impact 4.2-1 Significant and Feasible mitigation measures are proposed to lessen the severity of impacts;
Would the Project conflict with or obstruct | Unavoidable Impact however, the residual significance of this impact would be significant and
implementation of the applicable air quality plan? unavoidable.

Refer to MM AQ-1 to MM AQ-13 below.
Impact 4.2-2 Significant and Feasible mitigation measures are proposed to lessen the severity of impacts;
Would the Project result in a cumulatively | Unavoidable Impact however, the residual significance of this impact would be significant and
considerable net increase of any criteria pollutant unavoidable.
for which the Project region is non-attainment Refer to MM AQ-1 to MM AQ-13 below.
under an applicable federal or state ambient air MM AQ-1: Prior to issuance of any Grading Permit, the City Engineer and the
quality standard? Building Official shall confirm that the Grading Plan, Building Plans, and

specifications that, in compliance with then-current SCAQMD Rule 403,
excessive fugitive dust emissions shall be controlled by regular watering or
other dust prevention measures, as specified in the SCAQMD’s Rules and
Regulations. In addition, SCAQMD Rule 402 requires implementation of dust
suppression techniques to prevent fugitive dust from creating a nuisance off-
site. Implementation of the following measures will reduce short-term fugitive
dust impacts on nearby sensitive receptors:
= All active portions of the construction site shall be watered every three
hours during daily construction activities and when dust is observed
migrating from the Project site to prevent excessive amounts of dust.
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Section 1.0
Executive Summary

Resource Impact

Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

‘ Level of Significance

Mitigation Measure(s)

MM AQ-2: All trucks that are to haul excavated or graded material on-site
shall comply with State Vehicle Code Section 23114 (Spilling Loads on
Highways), with special attention to Sections 23114(b)(F), (e)(4) as amended,
regarding the prevention of such material spilling onto public streets and
roads. Prior to the issuance of grading permits, the Project Applicant shall
demonstrate to the City of Murrieta City Engineer how the Project operations
subject to that specification during hauling activities shall comply with the
provisions set forth in Sections 23114(b)(F), (e)(4) as amended.

Pave or apply water every three hours during daily construction activities
or apply non-toxic soil stabilizers on all unpaved access roads, parking
areas, and staging areas. More frequent watering shall occur if dust is
observed migrating from the site during site disturbance.

Any on-site stockpiles of debris or on-site haul roads, dirt, or other dusty
material shall be enclosed, covered, or watered three times daily, or non-
toxic soil binders shall be applied.

All grading and excavation operations shall be suspended when wind
speeds exceed 25 mph.

Disturbed areas shall be replaced with ground cover or paved immediately
after construction is completed in the affected area.

Track-out devices such as gravel bed track-out aprons (three inches deep,
25 feet long, 12 feet wide per lane and edged by rock berm or row of
stakes) shall be installed to reduce mud/dirt track-out from unpaved truck
exit routes. Alternatively, a wheel washer shall be used at truck exit routes.
On-site vehicle speed shall be limited to 15 mph on unpaved roads.

All material transported off-site shall be either sufficiently watered or
securely covered to prevent excessive amounts of dust prior to departing
the job site.

Reroute construction trucks away from congested streets or sensitive
receptor areas.
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Section 1.0
Executive Summary

Resource Impact

Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

‘ Level of Significance

Mitigation Measure(s)

MM AQ-3: Prior to issuance of a Grading Permit, the Project Applicant shall
indicate on construction plans, to the satisfaction of the Development
Services Director, that all Phase 1 and Phase 2 construction equipment meets
U.S. EPA Tier 4 Final non-road compression-ignition engine standards or
better.

MM AQ-4: Project Applicant shall require by contract specifications that
construction equipment engines be maintained in good condition and in
proper tune per manufacturer’s specification for the duration of construction.
Contract specifications shall be included in Project construction documents,
which shall be reviewed by the City of Murrieta prior to issuance of a grading
permit.

MM AQ-5: Project Applicant shall require by contract specifications that
construction-related equipment, including heavy-duty equipment, motor
vehicles, and portable equipment, be turned off when not in use for more
than 30 minutes. Diesel-fueled commercial motor vehicles with gross
vehicular weight ratings of greater than 10,000 pounds shall be turned off
when not in use for more than five minutes. Contract specifications shall be
included in the Project construction documents, which shall be approved by
the City of Murrieta.

MM AQ-6: Project Applicant shall require by contract specifications that
construction parking be configured to minimize traffic interference during the
construction period and, therefore, reduce idling of traffic. Contract
specifications shall be included in the Project construction documents, which
shall be approved by the City of Murrieta.

MM AQ-7: Project Applicant shall require by contract specifications that
temporary traffic controls are provided, such as a flag person, during all
phases of construction to facilitate smooth traffic flow. Contract specifications
shall be included in the Project construction documents, which shall be
approved by the City of Murrieta.

MM AQ-8: Prior to issuance of building or grading permits, whichever is
issued earlier, notification shall be mailed to property owners of all land within

~—
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Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

Resource Impact ‘ Level of Significance Mitigation Measure(s)

300 feet of a Project site within the Specific Plan providing a schedule for
construction activities that will occur through the duration of the construction
period. In addition, the notification will include the identification and contact
number for a community liaison and designated construction manager that
will be available on-site to monitor construction activities. The construction
manager shall be responsible for complying with all Project requirements
related to PM10 generation. The construction manager will be located at the
on-site construction office during construction hours for the duration of all
construction activities. Contact information for the community liaison and
construction manager will be located at the construction office, City Hall, the
police department, and a sign on site.

MM AQ-9: Project Applicant shall require by contract specifications that the
architectural coating (paint and primer) products used will have a VOC rating
of 10 grams per liter or less. Such products are considered “super-compliant”
by the SCAQMD. Contract specifications shall be included in the Project
construction documents, which shall be reviewed and approved by the City of
Murrieta. More information about super-compliant architectural coatings,
including a list of super-compliant coatings manufactures, can be found on the
SCAQMD’s website at:

http://www.agmd.gov/home/rules-
compliance/compliance/vocs/architectural-coatings/super-compliant-
coatings.

MM AQ-10: Project Applicant shall require by contract specifications that
materials that do not require painting be used during construction to the
extent feasible. Contract specifications shall be included in the Project
construction documents, which shall be reviewed and approved by the City of
Murrieta.

MM AQ-11: Project Applicant shall require by contract specifications that pre-
painted construction materials be used to the extent feasible. Contract
specifications shall be included in the Project construction documents, which
shall be reviewed and approved by the City of Murrieta.

~~" " City of Murrieta May 2020
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Section 1.0
Executive Summary

Resource Impact

Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

‘ Level of Significance

Mitigation Measure(s)

MM AQ-12: The Project Applicant or its designee shall submit a weekly report
to the City that demonstrates compliance with MM AQ-1 through MM AQ-11
and MM AQ-13.

MM AQ-13: PA 8 has been planned to exclude residential or other sensitive
land uses within 500 feet of the freeway as part of a Mixed-Use land use
designation, consistent with City of Murrieta GP Policy AQ 2.2. Should the
City’s GP Policy be changed, or the City otherwise allow for sensitive uses
within 500 feet of the freeway, the following mitigation measures shall be
reflected on PA 8 development applications including building permits and
landscaping plans. The following techniques to reduce cancer risk shall be
implemented in the proposed project:

(a) Residential HVAC within 500 feet of 1-215 Freeway. Residential
development proposed within 500 feet of the 1-215 Freeway shall install
a sealed HVAC system in conjunction with a MERV 13 or higher rated
filter. The sealed air system will be designed so that all ambient air
introduced into the interior living space would be filtered through MERV
13 or higher rated filters to remove DPM and other particulate matter.
The MERV 13 or higher rated filter is designed to remove approximately
74 percent of particulates of 0.3 microns or larger in size from the ambient
air that is introduced to the system. Therefore, a 74 percent reduction of
particulate matter is anticipated with respect to this measure. The
installation of the filters shall be confirmed by the City’s Building Official
prior to issuance of certificate of occupancy. Additionally, the following
measures shall be implemented:

i) The potential health impacts shall be disclosed to prospective
residents within Planning Area 8 regarding living in close proximity of
I-215 and the reduced effectiveness of air filtration system when
windows are open and/or when residents are outdoor (e.g., in the
common areas);

ii) The filters would need to be changed semi-annually and the building
or leasing operator and/or the Homeowners Association of the multi-
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Murrieta Hills Specific Plan Amendment
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Section 1.0
Executive Summary

Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

Resource Impact

‘ Level of Significance

Mitigation Measure(s)

(b)

(c)

family buildings would be required to provide a report to the City’s
building official or designee, semi-annually, to ensure compliance;

iii) Information shall be provided to residents on where the MERYV filters
can be purchased upon lease signing;

iv) Information shall be provided to residents on the potential increase
in energy costs for running the HVAC system to prospective
residents; and

v) Information shall be provided to residents on the recommended
schedules (e.g., once a year or every six months) for replacing the
enhanced filtration units.

Installation of Air Intakes for Residential HVAC units. For all residential

buildings proposed within 500 feet of the [-215 freeway, residential

building air intakes shall be installed on the fagade furthest away from the

I-215 freeway. This will ensure that air drawn into the building has lower

possible particulate concentrations.

PA 8 Perimeter Landscaping. The landscaping plan shall be augmented to

include the use of a tiered vegetation scheme along the eastern project

boundaries of Planning Area 8, with a preference for Evergreens over
deciduous species. Tree selection shall match the tree’s water
requirements with the irrigation anticipated for the area.

Section 4.7, Greenhouse Gas Emissions

Impact 4.7-1

Would the project generate greenhouse gas
emissions, either directly or indirectly, that may
have a significant impact on the environment?

Significant and
Unavoidable Impact

Feasible mitigation measures are proposed to lessen the severity of impacts;
however, the residual significance of this impact would be significant and
unavoidable.

MM GHG-1: Prior to the issuance of Project permits, the Project Applicant
shall prepare and implement a GHG Reduction Plan, to the satisfaction of the
City, that includes the following list of GHG emissions reduction measures.
Refinement of the estimated Project GHG emissions shall be completed as
part of the GHG Reduction Plan in order to reflect the most current and
accurate data available regarding the Project’s estimated emissions (including
emission rates). The Project Applicant may submit a report to the City that
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Section 1.0
Executive Summary

Resource Impact

Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

‘ Level of Significance

Mitigation Measure(s)

substantiates why specific measures are considered infeasible or at that point
in time and identify alternate measures that would achieve equivalent
reductions. Recommended measures for reducing operational GHG emissions
are listed below.

Every five years, beginning one year after full operation of the first phase or
subdivision until five years after the last certificate of occupancy of the last
phase or subdivision is issued, the Project Applicant shall submit a GHG
Emissions Reduction Accounting and Program Effectiveness Report for the
Project. The report shall be submitted by December 31 of each reporting year.
The report shall include annual GHG emissions for the developed and
operational portion of the Project, whether the emissions meet the applicable
GHG target, and if not, additional feasible measures that shall be
implemented.
= Non-Residential Electric Vehicle Charging. Prior to the issuance of
commercial or recreational building permits, the Project Applicant or its
designee shall submit building design plans to the City that demonstrate
that the parking areas for commercial and recreational buildings in the
MHSPA area are equipped with EV charging stations that provide charging
opportunities to at least 7.5 percent of the total number of required
parking spaces. The EV charging stations shall achieve a similar or better
functionality as a Level 2 charging station. In the event that the installed
charging stations use more superior functionality/technology other than
Level 2 charging stations, the parameters of the mitigation obligation (i.e.,
number of parking spaces served by EV charging stations) shall reflect the
comparative equivalency of Level 2 charging stations to the installed
charging stations on the basis of average charge rate per hour. For
purposes of this equivalency demonstration, Level 2 charging stations shall
be assumed to provide charging capabilities of 25 range-miles per hour.
= Residential Electric Vehicle Charging. Prior to the issuance of residential
building permits, the Project Applicant or its designee shall submit building
design plans to the City for review and approval, which demonstrate that

~—
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Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

Resource Impact ‘ Level of Significance Mitigation Measure(s)

each residence within the Murrieta Hills Specific Plan area subject to
application of Title 24, Part 6, of the CCR shall be equipped with a minimum
of one single-port EV charging station. Each charging station shall achieve
a similar or better functionality as a Level 2 charging station.

= Vehicle Trip Reduction. Develop a qualifying Commute Trip Reduction

(CTR)/TDM plan to reduce mobile GHG emissions for all uses prior to

construction. The TDM plan shall be approved by the Development

Services Director prior to the issuance of building permits and

incorporated into the Project’s Codes Covenants and Restrictions (CC&Rs).

The TDM plan shall discourage single-occupancy vehicle trips and

encourage alternative modes of transportation such as carpooling, taking

transit, walking, and biking. The following measures shall be incorporated
into the TDM plan.

o The Project Applicant shall consult with the local transit service
provider on the need to provide infrastructure to connect the Project
with transit services. Evidence of compliance with this requirement
may include correspondence from the local transit provider(s)
regarding the potential need for installing bus turnouts, shelters or
bus stops at the site.

o Non-Residential Uses. The portion of the TDM plan for non-residential
uses shall include, but not be limited to the following potential
measures: ride-matching assistance, preferential carpool parking,
flexible work schedules for carpools, half-time transportation
coordinators, providing a web site or message board for coordinating
rides, designating adequate passenger loading and unloading and
waiting areas for ride-sharing vehicles, and including bicycle end of
trip facilities. This list may be updated as new methods become
available. Verification of this measure shall occur prior to building
permit issuance for the commercial | uses.

o Residential Uses. Upon a residential dwelling being sold or offered for
sale, the HOA shall notify and offer to the buyer or prospective buyer,

~~" " City of Murrieta May 2020
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Executive Summary

Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

Resource Impact ‘ Level of Significance

Mitigation Measure(s)

as soon as it may be done, materials describing public transit,
ridesharing, and nonmotorized commuting opportunities available in
the vicinity of the Project. Such information shall be transmitted no
later than the close of escrow. This information shall be submitted to
the City of Murrieta Development Services Department for review and
approval, prior to the issuance of the first certificate of occupancy.
This information shall be updated by the HOA and approved by the
Development Services Department on an annual basis.

Water Efficiency. Install water-efficient irrigation systems and landscape
design including reduced turf. This measure shall be verified prior to
building permit issuance.

Landscaping Equipment. A disclosure will be required on the use of
electric, as opposed to gas-powered, lawn and landscaping equipment for
both HOA and private residences. A disclosure will also be required in the
Master CC&R along with a Sales disclosure.

Impact 4.7-2

Would the project conflict with an applicable
plan, policy or regulation adopted for the purpose
of reducing the emissions of greenhouse gases?

Significant and
Unavoidable Impact

Feasible mitigation measures are proposed to lessen the severity of impacts;
however, the residual significance of this impact would be significant and
unavoidable.

Refer to MM GHG-1 above.

Section 4.11, Noise

Impact 4.11-1

Would the project result in generation of a
substantial temporary or permanent increase in
ambient noise levels in the vicinity of the project
in excess of standards established in the local
general plan or noise ordinance, or applicable
standards of other agencies?

Significant and
Unavoidable Impact

Feasible mitigation measures are proposed to lessen the severity of impacts;
however, the residual significance of this impact would be significant and
unavoidable.

MM NOI-1: For construction activities (other than blasting) within 200 feet of
sensitive receptors, the construction contractor shall implement the following
measures during construction:

Construction activities that could generate high noise levels at residences
shall be scheduled during times that would have the least impact on
sensitive receptor locations. This could include restricting construction
activities in the areas of potential impact to middle hours of the workday,
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Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

Resource Impact ‘ Level of Significance Mitigation Measure(s)
such as from 10:00 a.m. to 4:00 p.m. Monday to Friday when residents
would be least likely to be home.

= Stationary construction noise sources, such as temporary generators, shall
be located as far from nearby noise-sensitive receptors as possible.

= Trucks shall be prohibited from idling along streets serving the
construction site where noise-sensitive residences are located.

= The construction contractor shall prohibit the use of heavy-duty graders or
dozers (i.e., equipment that generates noise levels greater than 81 dBA
Lmax at 50 feet) within 200 feet sensitive receptors along the McElwain
Road extension. Excavators, loaders, backhoes, and paving equipment
within 200 feet are acceptable. Alternatively, the construction contractor
will install temporary noise barriers that would completely shield the
equipment from sensitive receptors within 200 feet. The temporary
barriers shall meet the following standards:

o The noise barriers shall be a minimum height of 12 feet high. The
barriers shall be solid from the ground to the top of the barrier and
have a weight of at least 2.5 pounds per square foot, which is
equivalent to % inch thick plywood.

o The barrier design shall optimize the following requirements: (1) the
barrier shall be located to maximize the interruption of line of sight
between the equipment and the receptor; (2) the length and of the
barrier shall be selected to block the line of sight between the
construction area and the receptors; (3) the barrier shall be located as
close as feasible to the receptor or as close as feasible to the
construction area.

MM NOI-2: Blasting Plan. Prior to issuance of a grading permit, the applicant
shall submit a Blasting Plan for review and approval by the City of Murrieta.
The Blasting Plan shall be prepared by a qualified blast contractor, who shall
be employed to ensure that charge size, shot timing, and cover material are
sufficient to ensure that blasting noise at nearby sensitive receptors and the
nearby open space do not exceed applicable thresholds. The blast contractor

~~" " City of Murrieta May 2020
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Executive Summary

Resource Impact

Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

‘ Level of Significance

Mitigation Measure(s)

shall perform test shots in order to determine the drill hole depth, charge size,
and depth of burial (stemming) for the charges prior to finalizing the blasting
program because of the proximity to sensitive receptors. After construction
has concluded, the blast contractor shall prepare a final letter report that
details how the Blasting Plan was implemented and compliance with noise
standards were met.

The Project Applicant shall extend the offer to the occupant(s) of the
residence at 27740 Linnel Lane and 35256 McElwain Road for temporary
relocation during blasting along McElwain Road should blasting be predicted
to exceed 65 dBA interior noise levels. The relocation assistance shall only be
for temporary housing and reasonable expenses during Project blasting along
McElwain Road extension.

MM NOI-3: Construction-related noise shall be prohibited within 200 feet of
the MSHCP Conservation Area during the typical breeding season of February
15 to August 31 (note that this period may be extended to start January 1 if
raptor surveys (required in MM BIO-3) determine that active nests are found.
Construction activity within and adjacent to any occupied sensitive habitat
areas must not exceed 75 dBA Leq, or ambient noise levels if higher than 75
dBA Leq, during the breeding season. Prior to issuance of land development
permits, including clearing or grubbing and grading and/or construction
permits for areas within or adjacent to the MSHCP Conservation Area, the
applicant shall prepare and submit to the satisfaction of the Development
Services Director (or their designee), an acoustical analysis to demonstrate
that the 75 dBA Leq noise level is not exceeded at the location of any occupied
sensitive habitat areas as determined based on the results the required
biological pre-construction surveys. The acoustical analysis shall describe the
methods by which construction noise shall not exceed 75 dBA Leq. Noise
abatement methods may include, but are not limited to, reoperation of
specific construction activities, installation of noise abatement at the source,
and/or installation of noise abatement at the receiving areas.
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Section 1.0
Executive Summary

Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

Resource Impact

‘ Level of Significance

Mitigation Measure(s)

MM NOI-4: Prior to the issuance of building permits for the single-family
residences in PA 2, the Project Applicant shall require the design and
construction of, to the satisfaction of the City of Murrieta Building Official, a
minimum 5-foot high sound wall be constructed in PA 2. The wall height shall
be measured from the graded pad elevation of the residential lot. Acceptable
materials for the construction of the barriers shall have a density of 3.5
pounds per square foot of surface area and may be composed of the
following: masonry block, stucco veneer over wood framing (or foam core),
glass, Plexiglass, or Lexan 9% inch thick). The barrier may also be constructed
out of a combination of the above listed materials.

MM NOI-5: Prior to the issuance of the first Building Permit for PA 9, a noise
assessment shall be prepared. The noise assessment shall ensure that
commercial property loading docks are shielded from existing and proposed
residences so that the City’s noise standards are not exceeded. The noise
assessment shall identify any noise control measures (e.g., barriers, shielding,
etc.) necessary to comply with the City’s noise regulations. Individual future
commercial users shall implement all noise control measures identified in the
assessment.

MM NOI-6: The Project Applicant or its designee shall submit a weekly report

to the City that demonstrates compliance with MM NOI-1 through MM NOI-5
and MM NOI-7.

Impact 4.11-2

Would the Project result in generation of
excessive groundborne vibration or groundborne
noise levels?

Significant and
Unavoidable Impact

Feasible mitigation measures are proposed to lessen the severity of impacts;
however, the residual significance of this impact would be significant and
unavoidable.

MM NOI-7: The construction contractor shall provide written notification to
all property owners within 200 feet of construction activities, including
blasting, at least three weeks prior to the start of construction activities
informing them of the estimated start date, duration of daytime vibration-
generating construction activities, and type and patterns of audible warning
and all-clear signals to be used before and after blasting. The City shall provide
a phone number for the property owners to call if they have questions or
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Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

Resource Impact ‘ Level of Significance Mitigation Measure(s)

concerns. The notification will also include a discussion of how the blasting
will affect traffic, access, and other appropriate issues that may be relevant to
the property owners.

Section 4.13, Transportation

Impact 4.13-1 Potentially Significant MM TRAN-1: The Project Applicant shall construct all Project-related
Would the Project conflict with a program, plan, | and Unavoidable Impact | transportation improvements identified on the Tentative Tract Map,
ordinance or policy addressing the circulation | (for physical consistent with phasing recommendations by the City Engineer, including all
system, including transit, roadway, bicycle and | improvements at internal roadways, McElwain Road extension and half-width improvements to
pedestrian facilities? locations that are either | Keller Road along the Project frontage. Any off-site improvements may be

unfunded or in other considered for in lieu credit toward traffic impact fees as determined

jurisdictions) appropriate by the City of Murrieta. Each site plan shall include a TIA

Verification Memo to confirm site-specific development proposals are
consistent with overall TIA assumptions and mitigation recommendations
such that no new or substantially more severe impacts would occur (Specific
Plan Section 8.8 allows for substantial conformance determinations and
density transfers provided that the overall Specific Plan densities are not
exceeded).

MM TRAN-2: For any off-site improvements noted below, if not constructed
or fully funded by others, the Project Applicant shall pay a fair share fee. For
City of Murrieta improvements, this fair share payment shall be at time of
building permit issuance. For improvements in other jurisdictions, the Project
Applicant or City of Murrieta shall enter into an MOU with the affected
jurisdiction(s) regarding fair share payment timing. The Project Applicant’s fair
share payment to a jurisdiction other than City of Murrieta shall only be made
if there is an established mechanism for receiving the funds and ensuring the
funds are directly allocated toward the identified improvement in a timely
manner.

MM TRAN-3: Intersection 6 — Antelope Road / Scott Road (Murrieta) — The

Project Applicant shall make a fair share contribution to implement the
following:

~~" " City of Murrieta May 2020
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Executive Summary

Resource Impact

Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

‘ Level of Significance

Mitigation Measure(s)

(a) Widen the eastbound approach from one left-turn lane, one through lane,
and one shared through / right-turn lane to consist of two left-turn lanes,
two through lanes and one right-turn lane.

MM TRAN-4: Intersection 20 — Whitewood Road / Clinton Keith Road
(Murrieta) — The Project Applicant shall make a fair share contribution to
implement the following:

(a) Widen the southbound approach from one left-turn lane, one through
lane, and one shared through / right-turn lane to consist of one left-turn
lane, two through lanes, and one right-turn lane with overlap phasing
(Year 2023 With Cumulative).

(b) Widen the northbound approach from one left-turn lane, one through
lane and one shared through / right-turn lane to consist of two left-turn
lanes, one through lane and one shared through / right-turn lane (Year
2031 Project Buildout Plus Cumulative).

(c) Widen the southbound approach from two left-turn lanes, one through
lane and one shared through / right-turn lane to consist of two left-turn
lanes, two through lanes and one right-turn lane with overlap phasing
(Year 2035 Project Buildout Plus Growth).

MM TRAN-5: Intersection 14 — McElwain Road / Linnel Lane (Murrieta) —

The Project Applicant shall make a fair share contribution to implement the

following:

(a) Signalize the intersection (Year 2031 Project Buildout Plus Growth).

MM TRAN-6: Intersection 16 — Murrieta Oaks East Avenue / Clinton Keith

Road (Murrieta) — The Project Applicant shall make a fair share contribution

to implement the following:

(a) Widen the eastbound approach from one left-turn lane, two through
lanes and one right-turn lane to consist of one left-turn lane, two through
lanes and one shared through / right-turn lane (Year 2031 Project
Buildout Plus Cumulative).
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Executive Summary

Resource Impact

Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

‘ Level of Significance

Mitigation Measure(s)

MM TRAN-7: Intersection 7 - Zeiders Road / Keller Road
(Murrieta/Menifee) — The Project Applicant shall make a fair share
contribution to implement the following:

(a)
(b)

(c)

(d)

(e)

(f)

(8)

(i)

Signalize the intersection.

Widen the northbound approach from one shared left-turn / through /
right-turn lane to consist of one shared left-turn / through lane and one
right-turn lane with right-turn overlap phasing.

Widen the eastbound approach from one shared left-turn / through /
right-turn lane to consist of one left-turn lane and one shared through /
right-turn lane.

Widen the westbound approach from one shared left-turn / through /
right-turn lane to consist of two left-turn lanes and one shared through /
right-turn lane.

Convert from a two-way stop control to an all- way stop controlled
intersection (Year 2023 With Cumulative).

Widen the northbound approach from one shared left-turn / through /
right-turn lane to consist of one shared left-turn, one through lane and
one right-turn lane (Year 2023 With Cumulative).

Widen westbound approach from one shared left-turn / through / right-
turn lane to consist of one left-turn lane and one shared through / right-
turn lane (Year 2023 With Cumulative).

Widen westbound approach from one left-turn lane and one share
through / right-turn lane to consist of two left-turn lanes and one shared
through / right-turn lane (Year 2028 With Cumulative).

Widen eastbound approach from one shared left-turn / through / right-
turn lane to consist of one left-turn lane and one shared through / right-
turn lane (Year 2028 With Cumulative).

Widen southbound approach from one shared left-turn / through / right-

turn lane to consist of a left-turn lane and one shared through / right-turn
lane (Year 2028 With Cumulative).
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Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

Resource Impact ‘ Level of Significance Mitigation Measure(s)

(k) Widen the northbound approach from one shared left-turn / through /
right-turn to consist of one left-turn lane, one through lane and one right-
turn lane with right-turn overlap phasing (Year 2035 Project Buildout Plus
Growth).

() Widen the southbound approach from one shared left-turn / through /
right-turn lane to consist of one left-turn lane and one shared through /
right-turn lane (Year 2035 Project Buildout Plus Growth).

(m) Widen the eastbound approach from one shared left-turn / through /
right-turn lane to consist of one left-turn lane and one shared through /
right-turn lane (Year 2035 Project Buildout Plus Growth).

(n) Widen the westbound approach from one shared left-turn / through /
right-turn lane to consist of two left-turn lanes and one shared through /
right-turn lane (Year 2035 Project Buildout Plus Growth).

MM TRAN-8: Intersection 2 — Murrieta Road / Scott Road (Menifee) — The
Project Applicant shall make a fair share contribution to implement the
following:

(a) Signalize the intersection.

(b) Widen the eastbound approach from one shared left-turn / through lane
to consist of one left-turn lane and one through lane (Year 2023 Plus
Growth).

(c) Widen the southbound approach from one shared left-turn / right-turn
lane to consist of one left-turn lane and one right-turn lane (Year 2023
With Cumulative).

(d) Widen the westbound approach from one shared through / right-turn
lane to consist of one through lane and one right-turn lane (Year 2023
With Cumulative).

(e) Widen the westbound approach from one through lane and one right-

turn lane to consist of one through lane and one shared through / right-
turn lane (Year 2031 Project Buildout Plus Growth).
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Resource Impact ‘ Level of Significance Mitigation Measure(s)

(f) Widen the eastbound approach from one left-turn lane and one through
lane to consist of two left-turn lanes and one through lane (Year 2031
Project Buildout Plus Growth).

(g) Implement right-turn overlap phasing in the southbound approach (Year
2031 Project Buildout Plus Growth).

MM TRAN-9: Intersection 3 — Haun Road-Zeiders Road / Scott Road

(Menifee) — The Project Applicant shall make a fair share contribution to

implement the following:

(d) Widen the southbound approach from one left-turn lane and one shared
left-turn / through / right-turn lane to consist of two left-turn lanes and
one shared through / right-turn lane.

(e) Widen the eastbound approach from one left-turn lane and one shared
through / right-turn lane to consist of one left-turn lane, one through lane
and one shared through / right-turn lane.

(f) Implement right-turn overlap phase at the westbound approach.

(g) Widen the southbound approach from one left- turn lane and one shared
through / right-turn lane to consist of two left-turn lanes and one shared
through / right-turn lane (Year 2023 With Cumulative).

(h) Widen the eastbound approach from one left-turn lane, one through lane
and one shared through / right-turn lane to consist of one left-turn lane,
two through lanes and one shared through / right-turn lane (Year 2023
With Cumulative).

(i) Widen the westbound approach from one left-turn lane, two through
lanes, and one right-turn lane to consist of two left-turn lanes, two
through lanes, and two right-turn lanes (Year 2023 With Cumulative).

(j). Widen the northbound approach from one left-turn lane, one through
lane, and one right-turn lane to consist of two left-turn lanes, one through
lane and one right-turn lane with overlap phasing (Year 2031 Project
Buildout Plus Cumulative).
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Resource Impact

Table 1-1: Summary of Significant Impacts and Proposed Mitigation Measures

‘ Level of Significance

Mitigation Measure(s)

(k)

(1)

(m)

(n)

(o)

MM TRAN-10: Intersection 1 — Sunset Avenue - Cottonwood Canyon Road /
Bundy Canyon Road (Wildomar/Menifee) — The Project Applicant shall make
a fair share contribution to implement the following:

(a)

(b)

(c)

(d)

Widen the southbound approach from two left-turn lanes and one shared
through / right-turn lane to consist of two left-turn lanes, one through
lane and one right-turn lane (Year 2031 Project Buildout Plus Cumulative).

Widen the westbound approach from two left-turn lanes, two through
lanes and two right-turn lanes to consist of two left-turn lanes, three
through lanes and two right-turn lanes (Year 2031 Project Buildout Plus
Cumulative).

Widen the eastbound approach from one left-turn lane, two through
lanes and one shared through / right-turn lane to consist of two left-turn
lanes, three through lanes, and one right-turn lane (Year 2031 Project
Buildout Plus Cumulative).

Add a right-turn overlap phasing in the northbound direction (Year 2035
Project Buildout Plus Growth).

Widen the westbound approach from two left-turn lanes, three through
lanes and one right-turn lane to consist of two left-turn lanes, three
through lanes and two right-turn lanes direction (Year 2035 Project
Buildout Plus Growth).

Widen the eastbound approach from one shared left-turn / through /
right-turn lane to consist of one shared left-turn / through lane and one
shared through / right-turn lane.

Widen the eastbound approach from one shared left-turn / through /
right-turn lane to consist of one shared left-turn/through lane and one
shared through / right-turn lane (Year 2023 With Cumulative).

Widen the southbound approach from one shared left-turn / through /
right-turn lane to consist of one left-turn lane and one shared through /
right-turn lane (Year 2023 With Cumulative).

Signalize the intersection (Year 2028 With Cumulative).
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Resource Impact ‘ Level of Significance Mitigation Measure(s)

(e) Widen the eastbound approach from one shared left-turn / through lane
and one shared through / right-turn lane to consist of one left-turn lane,
one through lane, and one shared through / right-turn lane (Year 2028
With Cumulative).

(f) Widen the westbound approach from one shared left-turn / through /
right-turn lane to consist of one left-turn lane, one through lane, and one
shared through / right-turn lane (Year 2028 With Cumulative).

(g) Widen the southbound approach from one shared left-turn / through /
right-turn lane to consist of one left-turn lane and one shared through /
right-turn lane (Year 2035 Project Buildout Plus Growth).

(h) Widen the eastbound approach from one shared left-turn / through lane
and one shared through / right-turn lane to consist of one left-turn lane,
one through lane, and one shared through / right-turn lane (Year 2035
Project Buildout Plus Growth).

(i) Widen the westbound approach from one shared left-turn / through /
right-turn lane to consist of one left-turn lane, one through lane, and one
shared through / right-turn lane (Year 2035 Project Buildout Plus Growth).
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1.4 SUMMARY OF PROJECT ALTERNATIVES EVALUATED

Below is a summary of the alternatives to the Project considered in Section 5.0, Alternatives to the
Proposed Project. For detailed information on Project alternatives, see Section 5.0.

ALTERNATIVE 1 - NO PROJECT/NO DEVELOPMENT

Under Alternative 1, the Project site remains in its current undeveloped condition with limited agricultural
activity. The original Murrieta Hills Specific Plan No. SPM-4, approved by the City of Murrieta in 1995
(City Council Resolution No. 95-353), would remain the governing document for development of the
Project site. This Alternative fails to meet the Project’s basic objectives and is therefore not under
consideration at this time.

ALTERNATIVE 2- NO PROJECT/EXISTING COUNTY GP LAND USE DESIGNATIONS (REDUCED
DENSITY)

Under Alternative 2, the Project site is developed pursuant to current County GP Land Use Designations
of Rural Mountainous (RM), Rural Community — Low Density Residential (RC-LDR), and Rural Community
— Estate Density Residential (RC-EDR). RM allows for 1 DU/10-acre minimum lot size; RC-LDR allows for
1 DU/0.5 to 1-acre parcel size; and RC-EDR allows for 1 DU/2 to 5-acre parcel size. However, clustering is
encouraged at an allowed density of 1 DU/0.5-acre lot size. Dedication of 60 percent (approximately
583 acres) of the Project site as MSHCP open space is assumed. For the purposes of this EIR, this
Alternative is evaluated at the RM clustered density for the remaining approximately 389 acres, equating
to approximately 778 DUs. This Alternative is under consideration but is being dismissed because it does
not meet the Project objectives which include providing a variety of housing opportunities single-family
residential and multi-family residential as part of the mixed-use planning area) and opportunity for
commercial development. See Section 5.0 for Project objectives.

ALTERNATIVE 3 - PREVIOUSLY APPROVED SPECIFIC PLAN

Under Alternative 3, the previously approved Specific Plan No. SPM-4 would be implemented which
allowed a maximum of 1,585 dwelling units, plus a 184-acre memorial park, a 46.5-acre linear
park/riparian corridor, a 10-acre elementary school and a 10-acre neighborhood commercial/office
center. This Alternative is under consideration but is being dismissed because it does not meet the Project
objectives which include preserving over 600 acres of natural open space under the Western Riverside
County MSHCP. See Section 5.0 for Project objectives.

ALTERNATIVE 4 - ALTERNATIVE SITE

Not considered applicable or feasible, as the Project is an amendment to a previously approved Specific
Plan on the site. In addition, the Project Applicant does not control other undeveloped property of similar
size within the City of Murrieta or in the immediate area. This Alternative would not achieve the Project
objective of updating the previously-approved 1995 Murrieta Hills Specific Plan No. SPM-4 to implement
a comprehensive and cohesive plan for the physical and economic development of the MHSP property.
No alternative sites were suggested during the Project’s NOP scoping process. Lastly, an Alternative Site
would not contribute to the conservation of MSHCP Cell Group C, the assembly of Proposed Linkage 8, or
the assembly of Proposed Constrained Linkage 16. Nor the associated conservation of wildlife species,
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habitat, and habitat linkages or movement corridors. For the above reasons, the Alternative Site
Alternative was rejected from further consideration.

ALTERNATIVE 5 — ENVIRONMENTALLY SUPERIOR ALTERNATIVE

CEQA Guidelines requires that an Environmentally Superior Alternative be identified; that is, an
alternative that would result in the fewest or least significant environmental impacts. If the “No Project”
Alternative is the environmentally superior alternative, CEQA Guidelines Section 15126.6(e)(2) requires
that another alternative that could feasibly attain most of the Project’s basic objectives be chosen as the
environmentally superior alternative.

Following release of the NOP, and as a result of discussions and consultation with area stakeholders, the
Project’s land use plan was substantially modified to further reduce potentially significant impacts. The
Project’s land use plan, as currently proposed, was adopted only after extensive environmental analyses
were conducted and extensive discussions were held with the Project Applicant regarding realistic
expectations for the Project. As a result of the extensive analyses and discussions, the development
footprint was reduced to less than that of the previously approved Specific Plan No. SPM-4 and that
identified in the NOP. The MHSPA Project includes certain modifications that are environmentally
preferable, reduce Project impacts, implement design alternatives, and directly address stakeholder
concerns raised throughout the EIR process. This modification can be considered an “alternative” to the
previously approved Specific Plan No. SPM-4 and an “environmentally superior alternative” to the initial
revised project land use plan that was originally identified in the NOP. This modified land use plan has
been reflected in the proposed Specific Plan and Tract Map and is addressed as the Project throughout
this EIR.

Since the “No Project / No Development” Alternative is environmentally superior, the EIR has identified
the proposed MHSPA Project as the Environmentally Superior Alternative.

1.5 MITIGATION MONITORING AND REPORTING

CEQA requires public agencies to adopt monitoring and reporting programs to ensure compliance with
mitigation measures adopted or made conditions of Project approval in order to mitigate or avoid the
significant environmental effects identified in EIRs. A Mitigation Monitoring and Reporting Program
(MMRP) incorporating the mitigation measures set forth in this EIR will be prepared and approved by the
Lead Agency and other responsible agencies concurrently with adoption of the findings of this EIR and
prior to approval of the Project.

1.6 AREAS OF CONTROVERSY AND ISSUES TO BE RESOLVED

CEQA Guidelines §15123 (b)(2) and (3) require that the EIR summary identify areas of controversy known
to the Lead Agency, issues raised by agencies and the public, and issues to be resolved, including the
choice among alternatives and whether, or how to, mitigate the significant effects.

Based on the Lead Agency’s review of available information and comments received from the general
public and other public agencies in response to the Notice of Preparation and public scoping meetings
(Appendix 9.1, Notice of Preparation and Scoping Meeting Materials), the following issues may be either
controversial or require further resolution.
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AREAS OF CONTROVERSY

The following areas of controversy were raised through the scoping process conducted in association with
circulation of the NOP and are characterized more as “issues of concern” than “areas of controversy.”

=  Preservation of open space and MSHCP conformance.

= Wildfire risk in the planned development which is in a Very High Fire Hazard Severity Zone.

=  Hydrology/flooding and transportation/traffic issue as they pertain to the State Highway System.
= Adverse air quality impacts from both construction and operation of Project.

= Increase in dwelling unit density over existing County general plan land use designation.

= Grading and impacts to scenic resources to accommodate development of the Project.

= Compatibility with neighboring land uses.

= Traffic impacts in other jurisdictions.

= Air quality impacts both during construction and operation of Project.

=  Cultural resources.

ISSUES TO BE RESOLVED

The above issues have been considered in this EIR, where applicable, under resource-specific sections 4.1
through 4.16. However, despite the incorporation of strategic Project Design Features (see Section 3.0,
Project Description for a complete list) and careful development and implementation of mitigation
measures, significant and unavoidable impacts to aesthetics, air quality, greenhouse gas emissions, noise
and transportation remain.
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2.0 INTRODUCTION AND PURPOSE

This Draft Environmental Impact Report (EIR) is prepared for the City of Murrieta’s Murrieta Hills Specific
Plan Amendment (MHSPA or Project) in compliance with the California Environmental Quality Act (CEQA).
CEQA requires local and state agencies to identify the significant environmental impacts of their actions
and to avoid or mitigate those impacts, if feasible. The CEQA Guidelines are located within the California
Code of Regulations, Title 14, Division 6, Chapter 3, §15000-15387 (CCR or CEQA Guidelines), while the
CEQA statute is codified as Public Resources Code §21000-21189.57 (PRC or CEQA Statute). For purposes
of CEQA review and compliance for this Project, the City of Murrieta serves as the Lead Agency.

The Project site is located in unincorporated Riverside County, abutting the City of Menifee which is north
of the site, with the City of Wildomar to the west, Western Riverside County Regional Conservation
Authority-owned (WRCRCA) land to the southwest, and the City of Murrieta to the south and east
(Exhibit 2-1, Regional Location Map). This Project entails the construction of a maximum of 750 residential
dwelling units, as well as a maximum of 18.14 acres of community commercial use and 12.67 acres of
mixed-use development including a maximum of 193 multiple-family dwelling units (Exhibit 2-2, Land
Use Plan). The Project would be constructed in three phases, starting in 2023 with anticipated Project
completion by 2031.

Off-site Project improvements include sewer service improvements proposed beneath Keller Road and
Zeiders Road. The proposed point of connection into Eastern Municipal Water District’s (EMWD) system
is on Zeiders Road, 2,600 feet north of Keller Road near the Zeiders Road and Ciccotti Street intersection.
The Project also includes an off-site storm drain system along Keller Road. Off-site water facilities include
an 18-inch water line from the Keller Road/Zeiders Road intersection to the proposed on-site booster
pump stations. The EMWD has also asked that the Project construct EMWD facilities as part of its Water
Facilities Master Plan, including an 18-inch water line from the Keller Road/Zeiders Road intersection to
Linnel Lane (See Section 4.15, Utilities and Service Systems for additional information).! An extension of
McElwain Road will also be constructed from Linnel Lane northward to Keller Road where it will join
Zeiders Road.

This Draft EIR evaluates the potentially significant, adverse, and beneficial impacts on the environment
resulting from implementation of the Project. Section 3.0, Project Description, provides detailed
descriptions of the construction and operational components of the Project. Section 4.0, Environmental
Impact Analysis, discusses the regulatory environment, existing conditions, environmental impacts, and
mitigation measures for the Project. Following public review of the Draft EIR, a Final EIR will be prepared,
which will include responses public comments made on the Draft EIR.

2.1 PURPOSE OF THE EIR

According to 14 CCR §15121 of the CEQA Guidelines and PRC §21061, the purpose of an EIR is to provide
detailed information to public agency decision-makers and the public on the environmental effects of a
proposed project. The purpose of this Draft EIR for the Project is to review the existing conditions at and
in the vicinity of the Project site; identify and analyze the potential environmental impacts; and suggest
feasible mitigation measures or alternatives to reduce significant adverse environmental effects, as

1 EMWD. (2018). Development Design Conditions. Page 3. (EIR Appendix 10.11).
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described in Section 3.0, Project Description and Section 5.0, Alternatives to the Proposed Project. The
potential impacts include both temporary construction-related effects and the long-term effects of
development, operation, and maintenance of the Project, as described in Section 3.0, Project Description.

The intent of this EIR is to address the potential Project impacts utilizing site and Project specific detailed
plans, technical studies, and related information available. This EIR will be used by the City of Murrieta as
the Lead Agency, other responsible and trustee agencies, interested parties, and the general public to
evaluate the potential environmental impacts of the Project (refer to Section 3.10, Discretionary Actions
and Approvals, for a list of anticipated responsible and trustee agencies and Project approvals).

Therefore, this EIR is intended to serve as the primary environmental document for all entitlements
associated with the Project, including all discretionary approvals requested or required to implement the
Project. The City of Murrieta, as the Lead Agency, can approve subsequent actions without additional
environmental documentation unless otherwise required by Section 21166 of the CEQA Statutes and
Section 15162 of the CEQA Guidelines. Section 21166 of the CEQA Statutes specifies:

When an environmental impact report has been prepared for a project pursuant to this division, no
subsequent or supplemental environmental impact report shall be required by the lead agency or by any
responsible agency, unless one or more of the following events occurs:

(a) Substantial changes are proposed in the project, which will require major revisions of the
environmental impact report.

(b) Substantial changes occur with respect to the circumstances under which the project is being
undertaken, which will require major revisions in the environmental impact report.

(c) New information, which was not known and could not have been known at the time the
environmental impact report was certified as complete, becomes available.

Additionally, Section 15162 of the CEQA Statutes specifies:

(a) When an EIR has been certified or a negative declaration adopted for a project, no subsequent
EIR shall be prepared for that project unless the lead agency determines, on the basis of
substantial evidence in the light of the whole record, one or more of the following:

(1) Substantial changes are proposed in the project which will require major revisions of the
previous EIR or negative declaration due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously identified
significant effects;

(2) Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR or negative declaration
due to the involvement of new significant environmental effects or a substantial increase
in the severity of previously identified significant effects; or

(3) New information of substantial importance, which was not known and could not have
been known with the exercise of reasonable diligence at the time the previous EIR was
certified as complete or the negative declaration was adopted, shows any of the
following:
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(A) The project will have one or more significant effects not discussed in the previous EIR
or negative declaration;

(B) Significant effects previously examined will be substantially more severe than shown
in the previous EIR;

(C) Mitigation measures or alternatives previously found not to be feasible would, in fact,
be feasible and would substantially reduce one or more significant effects of the
project, but the project proponents decline to adopt the mitigation measure or
alternative; or

(D) Mitigation measures or alternatives which are considerably different from those
analyzed in the previous EIR would substantially reduce one or more significant
effects on the environment, but the project proponents decline to adopt the
mitigation measure or alternative.

2.2 COMPLIANCE WITH CEQA

According to the CEQA Guidelines §15064(f)(1) and CEQA Statute §21100, preparation of an EIR is required
whenever a project may result in a significant effect on the environment. An EIR is an informational
document used to inform public agency decision-makers and the general public of the significant
environmental effects of a project, identify possible ways to minimize the significant effects, and describe
reasonable alternatives to the project that could feasibly attain most of the basic objectives of the project
while substantially lessening or avoiding any of the significant environmental impacts. Public agencies are
required to consider the information presented in the EIR when determining whether to approve a
project. CEQA requires that state and local government agencies consider the environmental effects of
projects over which they have discretionary authority before taking action on those projects.

This Draft EIR identifies and analyzes the environmental effects of the Project to the degree of specificity
appropriate to the current proposed actions, as required by §15146 of the CEQA Guidelines. The analysis
considers the activities associated with the Project in order to determine the short-term and long-term
environmental effects associated with their implementation. This EIR discusses both temporary and
permanent impacts and direct and indirect impacts of the Project, in addition to cumulative impacts
associated with other past, present, and reasonably foreseeable future projects.

Based on significance criteria, the effects of the Project are categorized as either “no impact,” “less than
significant impact,” “less than significant with mitigation incorporated,” or “significant unavoidable
impact” (refer to Section 4.0, Environmental Impact Analysis). Mitigation measures are recommended for
potentially significant impacts, to avoid or lessen, to the extent feasible and possible, the Project’s
environmental impacts. In the event the Project results in significant unavoidable impacts even with
implementation of feasible mitigation measures, the decision-makers may approve the Project based on
a “Statement of Overriding Considerations.” This determination requires the decision-makers to balance
the benefits of the Project to determine if they outweigh identified unavoidable impacts.

The CEQA Guideline §15093 provides, in part, the following:

= CEQA requires that the decision-maker balance the benefits of a proposed project against its
unavoidable environmental risks in determining whether to approve the Project. If the benefits

—~ City of Murrieta May 2020
Murrieta Page 2-3



Murrieta Hills Specific Plan Amendment Section 2.0
Draft Environmental Impact Report Introduction and Purpose

of the Project outweigh the unavoidable adverse environmental effects, the adverse
environmental effects may be considered “acceptable.”

=  Where the decision of the public agency allows the occurrence of significant effects that are
identified in the Final EIR but are not avoided or substantially lessened, the agency must state in
writing the reason to support its action based on the Final EIR and/or other information on the
record. This statement may be necessary if the agency also makes the finding under §15091 (a)(3)
of the CEQA Guidelines and PRC §21081(a)(3).

= [|f an agency makes a Statement of Overriding Considerations, the statement should be included
in the record of the Project approval and should be mentioned in the Notice of Determination.

2.3 NOTICE OF PREPARATION/EARLY CONSULTATION

In compliance with the CEQA Guidelines, the City of Murrieta provided opportunities for various agencies
and the public to participate in the environmental review process. During preparation of the Draft EIR,
efforts were made to contact various Federal, State, regional, and local government agencies and other
interested parties to solicit comments on the scope of review in this document. This included the
distribution of a Notice of Preparation (NOP) to various responsible agencies, trustee agencies, and
interested parties. Pursuant to CEQA Guidelines §15082 and CEQA Statute §21084.4, the City of Murrieta
circulated the NOP directly to public agencies (including the State Clearinghouse Office of Planning and
Research), special districts, and members of the public who had requested such notice. The NOP was
distributed on March 17, 2014, with the 30-day public review period concluding on April 15, 2014.

PUBLIC SCOPING MEETING

The City of Murrieta prepared a notice of a public scoping for the Project and sent it to the general public
and local, State and Federal agencies. A public scoping meeting was held on Wednesday, April 9, 2014, at
the City of Murrieta Council Chambers, 1 Town Square, Murrieta, California. The purpose of the scoping
meeting was to obtain comments from the public and agencies regarding the scope of the environmental
document.

A total of 11 comment letters were received in response to the NOP within the review period. The NOP,
comment letters received during the NOP review period, and Scoping Meeting Materials are included in
Appendix 10.1, Notice of Preparation and Scoping Materials.

Areas of concern identified during the scoping period include:

= Biological impacts = Compatibility with surrounding land uses
=  Fire Hazards = Regional growth

=  Flood Hazards = Regional Trail connections

=  Population increase = Impacts to tribal cultural resources

= Air quality/Greenhouse gas impacts = |mpacts to local recreational facilities

= Approved MHSP No. SPM-4 entitlements =  MSHCP compliance

= Hydrology = Noise impacts
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Native American Consultation

Senate Bill (SB) 18, further discussed in Sections 4.4 (Cultural Resources) and 4.14 (Tribal Cultural
Resources), requires local governments to consult with Native American tribes prior to making certain
planning decisions, and to provide notice to tribe at certain key points in the planning process?. The intent
of SB 18 is to provide Native American tribes an opportunity to participate in local land use decisions at
an early planning stage, for the purpose of protecting and mitigating impacts to cultural places.

In accordance with the requirements of SB 18, the City of Murrieta contacted the Native American
Heritage Commission (NAHC) requesting a contact list of tribes with traditional lands or cultural places
located within the City’s jurisdiction and specifically in the area of the Project site. The NAHC responded
stating that a tribal sensitive area is located within the Project area. The NAHC designated Pechanga as
the Most Likely Descendant (MLD) for further consultation by the City.2

The NAHC also included a contact list of several tribal groups or individuals who may have knowledge of
cultural resources within the Project area. The City of Murrieta mailed letters to each of the tribes listed
on the NAHC contact list on November 12, 2014, requesting any information they may have regarding
Native American cultural resources within the Project area. The initial correspondence letters (from
November 2014), clearly noted the 90-day consultation request period (and request for a shortened
period of 30 days) in accordance with SB 18.

Stakeholder Consultation

In addition to required CEQA consultation through the NOP Scoping process and SB 18 consultation, the
City and Project Applicant engaged in extensive stakeholder consultation since the release of the NOP in
March 2014. This stakeholder outreach included focused consultation with key parties for which the
Project Applicant will require permits or approvals, including but not limited to:

= Eastern Municipal Water District

= City of Murrieta and County fire agency staff

=  Riverside County Flood Control and Water Conservation District
= Western Riverside County Regional Conservation Authority

=  The Pechanga Band of Luisefio Indians

Consultation with the WRCRA, through the Habitat Acquisition Negotiation Strategy (HANS) and Joint
Project Review (JPR) Processes (as more fully described in Biological Resources Section 4.3) resulted in
developing a modified land use plan which resulted in a considerably reduced development footprint;
reduction in overall land use density; and increase in property that would be dedicated to the WRCRCA.
A comparison of the land use concept presented in the NOP with the Project is provided in Section 3.3,
Project Background.

The results of the Project’s cultural resources studies, along with the information received through the
SB 18 consultation process, all contributed to further refinement and reduction of the Project’s

2 See http://nahc.ca.gov/wp-content/uploads/2019/04/SB-18-Tribal-Consultation-Guidelines.pdf for a full outline of the requirements of SB 18.
3 Pentney, S. (2017). Murrieta Hills Specific Plan Amendment Phase Il Test and Evaluation Report. Page 1-1. San Diego, CA: Atkins. Available in
Appendix 4.4-C.
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developable area. Additional segments of the Project site have been avoided and modifications were
made to the alignment of McElwain Road to avoid, to the extent feasible and possible, impacts to cultural
and tribal resources. A complete discussion of the Project’s modifications for cultural and tribal resources
is provided in Sections 4.4 and 4.14 (Cultural Resources and Tribal Cultural Resources).

2.4 ENVIRONMENTAL IMPACT REPORT
PUBLIC REVIEW OF DRAFT EIR

The Draft EIR is available to the general public for review at the locations listed below and on the City’s
website at:

= https://murrietaca.gov/276/Planning-Documents

=  Murrieta Public Library = City of Murrieta Planning Division
8 Town Square 1 Town Square
Murrieta, CA 92562 Murrieta, CA 92562

In accordance with CEQA Guidelines §15087 and §15105, this Draft EIR will be circulated for a 45-day
public review period. The public is invited to comment in writing on the information contained in this
document. Interested agencies and members of the public are invited to provide written comments on
the Draft EIR and are encouraged to provide information that they believe should be included in the EIR.

Comment letters should be sent to:

Murrieta Hills Specific Plan Amendment EIR or to:

City of Murrieta

Attn: James Atkins, Associate Planner Ron Goldman

1 Town Square, Murrieta, CA 92562 Consultant

(951) 304-2489 Ron@RGPIlanningConsultants.com

JAtkins@MurrietaCA.gov

FINAL EIR

Upon completion of the 45-day Draft EIR public review period, the City of Murrieta will evaluate all written
comments received during the public review period on the Draft EIR. Pursuant to CEQA Guidelines §15088,
the City of Murrieta will prepare written responses to comments raising environmental issue(s) concerns.
Pursuant to CEQA Guidelines §15132 (Contents of Final Environmental Impact Report), the Final EIR will
be prepared and will include:

a) The Draft EIR or a revision of the draft;
b) Comments and recommendations received on the Draft EIR either verbatim or in summary;
c) Alist of persons, organizations, and public agencies commenting on the Draft EIR; and

d) The lead agency’s responses to significant environmental points raised in the review and
consultation process.

Additionally, pursuant to CEQA Guidelines §15088 (Evaluation of and Response to Comments), after the
Final EIR is completed and at least ten days prior to certifying the Final EIR, the City of Murrieta will provide
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a copy of the written response to comment for each public agency on comments made by that public
agency.

CERTIFICATION OF THE FINAL EIR

The Draft EIR, as revised by the Final EIR, will be considered by the City of Murrieta Planning Commission
and the City Council for certification, consistent with CEQA Guidelines §15090, which states:

Prior to approving a project, the lead agency shall certify that:
1) The final EIR has been completed in compliance with CEQA;

2) Thefinal EIR was presented to the decision-making body of the lead agency, and that the decision-
making body reviewed and considered the information contained in the final EIR prior to
approving the project; and

3) The final EIR reflects the lead agency’s independent judgment and analysis.

Regarding the adequacy of an EIR, according to CEQA Guidelines §15151, “An EIR should be prepared with
a sufficient degree of analysis to provide decision-makers with information which enables them to make
a decision which intelligently takes account of environmental consequences. An evaluation of the
environmental effects of a proposed project need not be exhaustive, but the sufficiency of an EIR is to be
reviewed in the light of what is reasonably feasible. Disagreement among experts does not make an EIR
inadequate, but the EIR should summarize the main points of disagreement among the experts. The courts
have looked not for perfection but for adequacy, completeness, and a good faith effort at full disclosure.”

2.5 FORMAT OF THE EIR

The purpose of this EIR is to enable the City of Murrieta, other responsible and trustee agencies, interested
parties and members of the public to review and evaluate the environmental impacts of the Project. The
purpose of this EIR is to provide environmental review of the Project, such that the City of Murrieta will
be able to utilize this EIR to satisfy CEQA for Project-related permits or approvals and to provide
programmatic CEQA analysis of a potential future Specific Plan buildout.

This Draft EIR is organized into 10 sections:

Section 1.0 Executive Summary, provides a Project summary and summary of environmental impacts,
and the proposed mitigation measures and alternatives.

Section 2.0 Introduction, provides CEQA compliance information.

Section 3.0 Project Description, provides Project history, as well as the environmental setting, Project
characteristics and objectives, phasing, and anticipated permits and approvals that may be
required for the Project.

Section 4.0 Environmental Impact Analysis, provides a discussion of the existing conditions for each of
the environmental impact areas. This section also describes methodologies for significance
determinations, identifies both short-term and long-term environmental impacts of the
Project, recommends mitigation measures to reduce the significance of environmental
impacts, and identifies any areas of potentially significant and unavoidable impacts. This
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section includes a discussion of cumulative impacts that could arise as a result of the
implementation of the Project.

Section 5.0 Alternatives to the Proposed Project, describes potential Project alternatives, including
alternatives considered but rejected from further consideration, the No Project Alternative,
various Project Alternatives, and identifies the Environmentally Superior Alternative.

Section 6.0 Additional CEQA Considerations, summarizes unavoidable significant impacts, and
discusses significant irreversible environmental changes, growth-inducing impacts, and
energy conservation, in accordance with CEQA Guidelines Appendix F.

Section 7.0  Effects Found Not to Be Significant, describes potential impacts that have been determined
not to be significant throughout the EIR process.

Section 8.0 EIR Consultation and Preparation identifies the CEQA lead agency and EIR preparation
team, as well as summarizes the EIR consultation process.

Section 9.0 Appendices, contains the NOP and DEIR notification documents and Project resource-
specific technical studies.

2.6 RESPONSIBLE AND TRUSTEE AGENCIES
LEAD AGENCY
City of Murrieta

For this Project, the City of Murrieta is the Lead Agency under CEQA. This Draft EIR has been prepared in
accordance with the CEQA Statute and the CEQA Guidelines. CEQA requires lead agencies to consider
potential environmental effects that may occur with implementation of a project and to avoid or
substantially lessen significant effects to the environment when feasible. When a project may have a
significant effect on the environment, the agency with primary responsibility for carrying out or approving
the Project (the Lead Agency) is required to prepare an EIR.

Note that while the Project is presently located in unincorporated Riverside County, a jurisdictional
boundary change will be processed through the Riverside Local Agency Formation Commission (LAFCO)
to amend the City’s sphere of influence and annex the MHSPA area, along with the WRCRCA-owned
parcels to the southwest of the Project site, into the City of Murrieta, the Project’s Lead Agency. See
Section 3.0, Project Description for additional information.

Trustee, Responsible, and Cooperating Agencies

Other federal, state, and local agencies are involved in the review and approval of the Project, including
those agencies designated as trustee and responsible agencies under CEQA. Under CEQA, a trustee agency
is a State agency that has jurisdiction by law over natural resources affected by a project that are held in
trust for the people of the State of California. A responsible agency is an agency, other than the lead
agency, that has responsibility for carrying out or approving a project. Responsible and trustee agencies
are consulted by the CEQA lead agency to ensure the opportunity for input and also review and comment
on the Draft EIR. Responsible agencies also use the CEQA document in their decision-making. Several
agencies other than the City of Murrieta may require permits, approvals, and/or consultation in order to
implement various elements of the Project, as listed in Section 3.11, Required Permits and Approvals.
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2.7 INCORPORATION BY REFERENCE

Pertinent documents relating to this EIR are cited in accordance with CEQA Guidelines §15148 or have
been incorporated by reference in accordance with CEQA Guidelines §15150, which encourages
incorporation by reference as a means of reducing redundancy and the length of environmental reports.
The following documents are hereby incorporated by reference into this EIR and are available for review
online. Information contained within these documents is utilized for various sections of this EIR.

Riverside County General Plan. The County of Riverside adopted the County of Riverside General Plan (GP)
in 2015. The GP serves as a blueprint for growth and development. The County of Riverside GP primarily
focuses on the unincorporated area - territory that is not located within a city - but also addresses regional
services and facilities provided by the County such as regional parks, roads, and flood control facilities. As
part of its GP, the County includes the following 10 elements: 1) Land Use; 2) Circulation; 3) Multipurpose
Open Space; 4) Safety; 5) Noise; 6) Housing; 7) Air Quality; 8) Healthy Communities; and 10)
Administration. The GP is used throughout this EIR since it contains information, policies, and regulations
relevant to the Project.

This document is available for review on the County’s website at:

= https://planning.rctlma.org/Zoning-Information/General-Plan

Murrieta General Plan 2035. The City of Murrieta adopted the comprehensive Murrieta General Plan 2035
(Murrieta GP) in 2011. The Murrieta GP constitutes the City’s overall plans, goals, and objectives for land
use within the City’s jurisdiction. The Murrieta GP addresses a broad range of issues relating to the
community’s physical, economic, and social development. It contains an evaluation of existing conditions
and provides the long-term goals and policies necessary to guide growth and development in the direction
that the community desires. Through the Goals, Objectives, Policies, and Programs it contains, the
Murrieta GP serves as a decision-making tool to guide future growth and development decisions.

The General Plan consists of 11 elements:

= |nfrastructure Element = Air Quality Element

= Land Use Element = Noise Element

= Circulation Element = Recreation/Open Space Element
= Healthy Community Element = Safety Element

= Housing Element =  Economic Development Element

=  Conservation Element

The Murrieta GP is used throughout this EIR since it contains policies and regulations relevant to the
Project. This document is available for review on the City’s website at:

= https://www.murrietaca.gov/303/General-Plan-2035

Murrieta General Plan 2035 Final Environmental Impact Report (State Clearinghouse [SCH] No.
2010111084). Certified July 19, 2011. The Murrieta GP 2035 Environmental Impact Report (Murrieta
GP EIR) analyzes the potential environmental impacts that would result from implementation of the
Murrieta GP 2035. Buildout of the City is forecast to include up to 44,484 dwelling units, and 50,089,652
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square feet of non-residential land uses. The Murrieta GP EIR is used in this EIR as a source of baseline
data and cumulative impacts for buildout of the City.

Murrieta Municipal Code. The Murrieta Municipal Code (Murrieta MC) regulates land use and activities
within the City’s jurisdiction including, zoning regulations (codified in Title 16). Murrieta MC Title 16 is the
primary tool for implementing the City’s GPs goals, objectives, and policies. The Murrieta MCis referenced
throughout this EIR to establish the Project’s baseline requirements according to the City’'s MC
regulations.

The Murrieta MC can be accessed online at:

= http://www.murrietaca.gov/259/Development-Code

City of Menifee General Plan. The City of Menifee adopted the comprehensive City of Menifee General
Plan (Menifee GP) in 2013. The Menifee GP is a set of long-term goals and policies that decision-makers
use to guide growth and development in the City through 2030. The Menifee GP is comprised of four
primary components: Vision and Values; General Plan Elements (goals and policies); Implementation
Actions; and Environmental Impact Report (including technical studies). It characterizes the desired,
positive outlook of the City by conceiving important desired characteristics.

The Menifee GP consists of eight elements:

= Land Use Element = Open Space and Recreation Element
= Circulation Element = Economic Development Element

= Housing Element = Community Design Element

= Noise Element = Safety Element

The Menifee GP is utilized periodically throughout this EIR because it contains policies and regulations
relevant to the Project, namely the Circulation Element.

The Menifee GP is available for review on the City’s website at:

= http://www.cityofmenifee.us/221/General-Plan

Menifee General Plan Draft Environmental Impact Report (SCH No. 2012071033). The Menifee GP Draft
EIR addresses the environmental impacts associated with the implementation of the Menifee GP.
Theoretical buildout of the City is forecast to accommodate approximately 63,754 dwelling units, and
52,320,704 square feet of non-residential land uses.

The Menifee GP Draft EIR is used in this EIR as a source of baseline data and for cumulative impacts
analysis. It can be found at:

=  https://www.cityofmenifee.us/262/Draft-Environmental-lmpact-Report

Southern California Association of Governments. The Southern California Association of Governments
(SCAG) 2016 Regional Transportation Plan/ Sustainable Communities Strategy (RTP/SCS) was adopted in
April 2016. The RTP/SCS aims to create a long-range vision plan that balances future mobility and housing
needs with economic, environmental and public health goals. The RTP/SCS charts a course for closely
integrating land use and transportation — so that the region can grow in accordance with smart and
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sustainable growth strategies. The 2016 RTP/SCS Final EIR (SCH No. 2015031035) addresses the
cumulative impact of future development and associated infrastructure improvements for the SCAG
region, which includes Riverside County and the City of Murrieta.

The SCAG RTP/SCS can be accessed online at:

= http://scagrtpscs.net/Pages/default.aspx

— ~  City of Murrieta May 2020
Munrrieta Page 2-11


http://scagrtpscs.net/Pages/default.aspx
http://scagrtpscs.net/Pages/default.aspx

Murrieta Hills Specific Plan Amendment Section 2.0
Draft Environmental Impact Report Introduction and Purpose

This page intentionally left blank.

~_ - City of Murrieta May 2020
Murrieta Page 2-12



Source: MHSPA, Figure 1-1

EXHIBIT 2-1: Regional Location Map
Murrieta Hills Specific Plan Amendment


rebekah.easterly
Text Box
EXHIBIT 2-1: Regional Location Map
Murrieta Hills Specific Plan Amendment

rebekah.easterly
Snapshot

rebekah.easterly
Text Box

rebekah.easterly
Text Box
Source: MHSPA, Figure 1-1 


Source: MHSPA, Figure ES-1

EXHIBIT 2-2: Land Use Plan
Murrieta Hills Specific Plan Amendment


rebekah.easterly
Text Box
EXHIBIT 2-2: Land Use Plan
Murrieta Hills Specific Plan Amendment

rebekah.easterly
Text Box
Source: MHSPA, Figure ES-1 

Amanda.McCallum
Snapshot

Amanda.McCallum
Rectangle

Amanda.McCallum
Image


Murrieta Hills Specific Plan Amendment Section 3.0
Draft Environmental Impact Report Project Description

3.0 PROJECT DESCRIPTION
3.1 PURPOSE

The purpose of the Project Description is to provide an accurate, stable and finite description of the
Project to allow for meaningful review by local, state and federal reviewing agencies, decision-makers,
and interested parties. The California Environmental Quality Act (CEQA) Guidelines §15124 (14 California
Code of Regulations [CCR] §15124) requires a project description to contain the following:

1. The precise location and boundaries of the proposed project shown on a detailed map and along
with a regional location map;

2. A clearly written statement of the objectives of the proposed project including the underlying
purpose of the project and project benefits. The statement of objectives must be detailed enough
to allow a Lead Agency the opportunity to develop and evaluate project alternatives;

3. A description of the proposed project’s technical, economic and environmental characteristics
along with engineering and public service facilities details;

4. A statement describing the intended uses of the EIR, including a chronological list of all necessary
approvals and a roster of other agencies that may use the document, a list of required permits
and approvals, and a list of related consultation and environmental review necessary under local,
state, and federal laws, regulations, and policies.

An adequate project description need not be extensive, but it must be sufficient to allow for review and
evaluation of the possible environmental impacts of a proposed project.

3.2 PROJECT OVERVIEW

The Project, commonly referred to as “Murrieta Hills,” includes a comprehensive update and amendment
to the previously evaluated and approved Murrieta Hills Specific Plan. In addition to the Murrieta Hills
Specific Plan Amendment (referred to as the MHSPA, Specific Plan or Project), other related Project
entitlements include a Tentative Tract Map, Development Agreement, General Plan Amendment, Zone
Change, Sphere of Influence (SOl) Amendment and subsequent annexation into the City of Murrieta (see
Section 3.11, Required Permits and Approvals). The Project also includes the construction or improvement
of various off-site infrastructure, including extending utilities, water facilities, sewer lines, drainage
facilities, and the construction of McElwain Road from Keller Road southerly to Linnel Lane.

Each of the specific Project entitlement applications and associated supporting documents (MHSPA,
Tentative Tract Map, and Development Agreement) are hereby incorporated by reference into this EIR,
and are available for review in the City of Murrieta Planning Department located within City Hall at 1 Town
Square, Murrieta, CA 92562.

The purpose of this Draft EIR for the Project is to review the existing conditions at and in the vicinity of
the Project site; identify and analyze the potential environmental impacts; and suggest feasible mitigation
measures or alternatives to reduce significant adverse environmental effects, as described in this section
and Section 5.0, Alternatives to the Proposed Project. This Project entails the construction of a maximum
of 750 residential dwelling units, as well as a maximum of 18.14 acres of community commercial use and
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12.67 acres of mixed-use development including a maximum of 193 multiple-family dwelling units
(Exhibit 2-2, Land Use Plan). In addition, a 4.6-acre public neighborhood park, approximately nine acres of
pocket parks, a 2.7-acre HOA community center, a 37.33-acre linear nature park, and approximately
609 acres of preserved natural open space, per the Habitat Evaluation and Acquisition Negotiation
Strategy (HANS) agreement with the Western Riverside County Multiple Species Habitat Conservation
Plan (MSHCP), are included in the MHSPA. The MHSPA would also include 19.53 acres of backbone streets
and approximately 21 acres of Caltrans and Right-of-Way (ROW) dedications. In total, the MHSPA consists
of approximately 972 acres. Development and full buildout of the Project is expected to occur in three
phases over a period of eight years, starting in 2023 with anticipated Project completion by 2031.
However, note that actual phasing sequence and years may vary depending on market conditions.

3.3 PROJECT BACKGROUND

The Project site was once the subject of a specific plan (Murrieta Hills Specific Plan No. SPM-4) for a
community consisting of a mix of residential neighborhoods, natural open spaces, a school site, a linear
park/riparian corridor, and memorial park proposed by the Rose Hills Foundation. The landowner applied
for annexation of the site into the City of Murrieta, and in conjunction with the annexation effort, the City
approved the original Murrieta Hills Specific Plan as the pre-zoning for the property. The original Murrieta
Hills Specific Plan was approved by the City of Murrieta in 1995 (Specific Plan No. SPM-4, City Council
Resolution No. 95-353). As approved, Specific Plan No. SPM-4 focused on the memorial park and
residential uses, allowing for a maximum of 1,585 residences, with commercial uses, a linear park/riparian
corridor, open space and an elementary school on approximately 985 acres (Exhibit 3-1, 1995 Specific Plan
SPM-4 Land Use Plan).

Concurrent with the filing of MHSP No. SPM-4, the then Project Applicant also submitted an application
for a Conditional Use Permit (CUP) to the City of Murrieta, specifying in greater detail the proposed
development of the 184-acre memorial park. City of Murrieta CUP No. 93-015 for the Rose Hills Memorial
Park was approved by Planning Commission Resolution No. 95-002 on March 22, 1995. However, per
Condition #3 of the Conditions of Approval per Planning Commission Resolution No. 95-002 for CUP
No. 93-015:

This approval shall be initiated within five (5) years of approval date; otherwise, it shall
become null and void and of no effect whatsoever. By use is meant the beginning of
substantial construction contemplated by this approval within the five (5) year period
which is thereafter diligently pursued to completion or the beginning of substantial
utilization contemplated by this approval.

The memorial park use granted by CUP No. 93-015 was never exercised; therefore, the CUP is considered
null and void.

The original Murrieta Hills Specific Plan No. SPM-4 was approved by the City of Murrieta, subject to
completion of annexation proceedings to the City of Murrieta through the Riverside Local Agency
Formation Commission (LAFCO). However, the previous applicant did not pursue annexation and chose
to remain within the unincorporated County area. At one time, the Project was within the City of
Murrieta’s SOl but was subsequently removed. Therefore, although Specific Plan No. SPM-4 was
approved, since the Project did not proceed to formal annexation through LAFCO, the site is still within
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unincorporated Riverside County with associated County zoning and general plan land use designations
(discussed below).

An amendment to Specific Plan No. SPM-4 was submitted to the City of Murrieta in 2005 by Del Webb.
Due to the economic downturn and market conditions, the plan amendment was withdrawn. In 2011,
Benchmark Pacific, in partnership with the property owner, Pulte/BP Murrieta Hills, LLC, initiated the
MHSPA to amend Specific Plan No. SPM-4.

Following release of the Notice of Preparation (NOP) in August 2014, the City and Project Applicant
engaged in extensive stakeholder outreach resulting in a substantially revised and improved site plan that
further reduces environmental impacts compared to the site plan proposed as part of the original
application and as described and shown in the NOP. The MHSPA updates, amends and replaces Specific
Plan No. SPM-4. It reduces the Specific Plan boundary to approximately 972 acres, increases the amount
of preserved natural open space, and changes the development concepts and land use mix. Exhibit 3-1
shows the original approved 1995 Specific Plan land use plan; Exhibit 3-2 shows the MHSPA conceptual
site plan as reflected in the 2014 NOP; the 2014 NOP with vicinity map is included in Appendix 9.1, and
the MHSPA Land Use Plan is attached as Exhibit 2-2. Refer to Section 2.3, Notice of Preparation/Early
Consultation and Appendix 10.1, Notice of Preparation and Scoping Meeting for additional information.

3.4 PROJECT LOCATION

The Project site is located in unincorporated Riverside County, abutting the City of Menifee which is north
of the site, with the City of Wildomar to the west, Western Riverside County Regional Conservation
Authority-owned (WRCRCA) land to the southwest, and the City of Murrieta to the south and east, as
depicted in Exhibit 2-1, Regional Location Map. The Project site is immediately west of Interstate 215
(I-215), approximately three miles east of Interstate 15 (I-15), south of Keller Road, and immediately north
of the Greer Ranch community in the City of Murrieta, as shown in Exhibit 3-3, Vicinity Map. Regional
access is provided via I-215 and local access is provided via Keller Road, Scott Road, Clinton Keith Road,
and Antelope Road.

3.5 ENVIRONMENTAL SETTING
EXISTING LAND USES

The MHSPA area includes several vacant parcels. Approximately 155 acres of the Project site has been
disturbed by prior farming operations in the northeast, a former landscape nursery in the central-west,
an existing water tank site to the northwest, and grading operations from the Greer Ranch Specific Plan
development to the south. (Exhibit 3-3, Vicinity Map). The Project site is crossed by several dirt roads and
is further disturbed in areas by illegal off-road vehicle activity and illegal dumping. Other areas of the
Project site contain undisturbed native sage and chaparral habitats, natural rock outcroppings, stands of
oak trees, and riparian vegetation. On-site elevations range from approximately 1,570 feet above mean
sea level (MSL) in the northeast corner of the property to approximately 2,270 feet above MSL within the
western portion of the site.

The area immediately north of Keller Road, within the City of Menifee, includes lower density single-family
residential and some commercial land uses. Commercial, single-family residential, multi-family
residential, and civic uses including the Oak Meadows Elementary School are to the northeast. 1-215 is
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directly east, and beyond the freeway are single-family residential uses, commercial service uses, Loma
Linda University Medical Center — Murrieta and associated professional office building, and the Kaiser
Permanente — Murrieta Medical Campus. A bus storage facility, shopping center, multi-family and
single-family residential uses are southeast of the Specific Plan area. Southwest of the Specific Plan is the
Greer Ranch Specific Plan residential community. Commercial uses, a residence and vacant land are
located directly southwest and west of the Specific Plan area (see Exhibit 3-4, Aerial Photography of Site
and Surrounding Development).

Several adopted specific plans are located in the vicinity of the Project including Murrieta Highlands
Specific Plan No. SPM-1 to the northeast, Golden City Specific Plan No. SPM-5 to the east, and Greer Ranch
Specific Plan No. SPM-2 to the southwest. Further south are the Murrieta Oaks Specific Plan No. SPM-10
and the Los Alamos Hills Master Plan. See Exhibit 3-4 to view the proximity of the previously listed plans
to the Project.

EXISTING GENERAL PLAN DESIGNATIONS AND ZONING DISTRICTS

The Project area is located within the Sun City/Menifee Valley Area Plan of the Riverside County General
Plan (GP). The Project site’s Riverside County GP land use designations are Rural Mountainous (RM), Rural
Community — Low Density Residential (RC-LDR), and Rural Community — Estate Density Residential
(RC-EDR). The Specific Plan area is zoned Rural Residential (R-R) under the Riverside County Land Use
Ordinance 348. See Exhibit 3-5, Riverside County General Plan for current Project site land use
designations.

Project implementation would require a General Plan Amendment and pre-zoning in accordance with the
LAFCO SOl amendment and annexation processes. Once the annexation process is complete, the General
Land Use Designations within the Specific Plan area will change from the current Riverside County General
Plan Land Use Designations to City of Murrieta GP Land Use Designations of Single Family Residential,
Mixed-Use, Commercial, and Parks and Open Space (see Exhibit 3-6, Proposed General Plan Amendment).

In addition, Project implementation would pre-zone the Project area to the following City of Murrieta
districts: Single-Family Residential (SF-2), Estate Residential (ER-3), Mixed-Use (MU), Community
Commercial (CC), and Open Space (0S) (see Exhibit 3-7, Proposed Zone Change). These zoning changes
are effective upon completion of the SOl amendment and annexation process.

RELATIONSHIPS TO OTHER JURISDICTIONS

The Project area is currently subject to Riverside County jurisdiction for land use and zoning purposes.
Upon adoption of the Specific Plan by the City of Murrieta, approval of the associated General Plan
Amendment and zone change, and approval of the SOl amendment and annexation to the City through
the Riverside LAFCO, the Project area will be under the jurisdiction of the City of Murrieta, as depicted in
Exhibit 3-6, Proposed General Plan Amendment and Exhibit 3-7, Proposed Zone Change.

There are several parcels within unincorporated Riverside County that are not part of the MHSPA but are
located between the MHSPA area and adjacent cities of Murrieta, Wildomar, and Menifee. These parcels
are designated RM in the Riverside County GP and zoned Rural Residential under the Riverside County
Zoning Ordinance.
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The parcels to the south of the Project, presently located within unincorporated Riverside County, are
owned by the Western Riverside County Regional Conservation Authority (RCA). These parcels are
bordered by the Project to the north and the City of Murrieta to the south. At the request of the LAFCO,
these RCA-owned parcels are included in the Project’s SOl amendment and annexation application. These
parcels, which will be located in the City of Murrieta and its SOI, will be designated as Open Space in the
City of Murrieta GP and pre-zoned Open Space under the City of Murrieta Municipal Code (Murrieta MC).
These land use and zoning changes will be effective following the completion of the annexation process.

The parcels to the north of the Project, south of the City of Menifee, would remain within unincorporated
Riverside County and are not included in the Project’s SOI or annexation applications as shown in Exhibit
3-6, Proposed General Plan Amendment. The proposed MHSPA is also available for review at the City of
Murrieta Planning Department, 1 Town Square Murrieta, CA 92562 and online at
https://www.murrietaca.gov/276/Planning-Documents.

3.6 PROJECT OBIJECTIVES

The purpose of the Specific Plan is to guide change, promote quality development, and implement the
community’s vision for the Project site. The MHSPA provides a land use plan, zoning and development
standards, design guidelines, and administrative and implementation programs to encourage high-quality
development while preserving environmentally sensitive open space within the Project area. The Project,
as reflected in the MHSPA and associated Tentative Tract Map, was developed to accomplish the following
objectives:

= Amend and replace the adopted Murrieta Hills Specific Plan No. SPM-4 to establish new
requirements and development guidelines for the Murrieta Hills master-planned community.

= Enhance circulation in the MHSPA area by providing a new connection via the proposed McElwain
Road connection, improvements to Keller Road, dedicating ROW necessary for the proposed
Keller Road/I-215 interchange improvements, and contributing the Project’s fair share to planned
Circulation Element improvements in the cities of Murrieta, Menifee and Wildomar. See Section
4.13, Transportation for additional information.

= Enhance existing infrastructure to serve the Project and planned nearby development, including
increasing Eastern Municipal Water District (EMWD) water storage, service infrastructure and
sewer capacity, and enhancing fire flow availability for fire protection purposes.

= Provide a variety of housing opportunities (single-family residential and multi-family residential
as part of the mixed-use component) to serve the existing and future housing needs in the City of
Murrieta, consistent with the goals and policies established in the Murrieta GP Land Use, Housing,
Healthy Community, Economic Development, and Safety Elements.

=  Provide an opportunity for commercial development and necessary neighborhood commercial
services to serve existing and planned development in the vicinity of the Specific Plan area to
reduce vehicle trips.

=  Permanently preserve over 600 acres of natural open space under the Western Riverside County
MSHCP. This equates to approximately 63 percent of the approximately 972-acre Specific Plan
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area, exceeding the MSHCP minimum conservation requirement of 60 percent for Cell Group Cin
the Sun City/Menifee Valley Area Plan.

= Create and maintain a linear natural park to provide open space and protection of
environmentally sensitive areas by preserving oak woodland and riparian habitat.

= Annex the Project area into the City of Murrieta to allow for orderly and efficient local control of
land use planning and the extension and improvement of public services.

= Annex southerly parcels, owned by the RCA, currently in unincorporated County of Riverside,
between the Specific Plan area and City of Murrieta, into the City and its SOI. Annexation will allow
the City to coordinate public safety and protection efforts for the parcels because the parcels will
be under City jurisdiction.

3.7 APPROVALS REQUESTED AS PART OF THE “PROJECT”
MURRIETA HILLS SPECIFIC PLAN AMENDMENT

The Project proposes to amend the approved Murrieta Hills Specific Plan No. SPM-4. A more detailed
discussion of the proposed MHSPA is provided in Section 3.8 below.

GENERAL PLAN LAND USE DESIGNATION AND PRE-ZONING

Project implementation would require a General Plan Amendment and Pre-zoning in accordance with
LAFCO requirements for a sphere of influence amendment and annexation. The General Land Use
Designations within the Specific Plan area would change from the current Riverside County Land Use
Designations of Rural Mountainous (RM), Rural Community-Estate Density Residential (RC-EDR), and Rural
Community-Low Density Residential (RC-LDR) (Exhibit 3-5, Riverside County General Plan) to City of
Murrieta GP Land Use Designations of Single Family Residential, Mixed-Use, Community Commercial, and
Parks and Open Space (Exhibit 3-6, Proposed General Plan Amendment).

Concurrent with the Project’s proposed General Plan Amendment for the Specific Plan area, the “isolated”
RCA-owned parcels located within the unincorporated area of Riverside County (to the south of the
Specific Plan area and adjacent to the cities of Wildomar and Murrieta) would be included as part of the
General Plan Amendment and Pre-Zoning to show the RCA-owned land as included with the SOI
amendment and annexation processes. The RCA-owned parcels are currently conserved under the
requirements for MSHCP Land. In the Riverside County GP, the RCA-owned parcels are currently
designated Rural Mountainous (RM) and will be pre-designated in the Murrieta GP as Open Space
(Exhibit 3-6).

In addition, Project implementation would pre-zone the Project area into the following City of Murrieta
zoning districts: Single-Family Residential (SF-2), Estate Residential (ER-3), Mixed Use (MU), Community
Commercial (CC), and Open Space (OS) (Exhibit 3-7). Once adopted and made effective following the SOI
amendment and annexation of the Specific Plan area to the City of Murrieta, the MHSPA would constitute
the land use and zoning regulations for development of all parcels within the Specific Plan area and shall
replace the relevant portions of the Land Use Ordinance, and the previous Murrieta Hills Specific Plan
No. SPM-4.
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TENTATIVE TRACT MAP

A Tentative Tract Map to subdivide the property is proposed for the Project site concurrent with the
Specific Plan but could be adopted subsequently. The Tentative Tract Map would become effective upon
annexation of the MHSPA area to the City of Murrieta. A copy of the Tentative Tract Map is available for
review at the City of Murrieta Planning Department, 1 Town Square Murrieta, CA 92562.

ANNEXATION TO THE CITY OF MURRIETA

A jurisdictional boundary change would be processed through the Riverside LAFCO to amend the City’s
SOl and annex the Specific Plan area, along with the RCA-owned land, currently within the unincorporated
area of Riverside County, into the City of Murrieta (Exhibit 3-6). LAFCO is responsible for reviewing and
approving proposed jurisdictional boundary changes, spheres of influence, incorporations of new cities,
formations of new special districts, and consolidations, mergers, and dissolutions of existing districts.
Following adoption of the MHSPA by the Murrieta City Council, the jurisdictional boundary request would
be forwarded to the Riverside LAFCO for processing and determination. Upon approval by the Riverside
LAFCO, the Specific Plan area would be subject to City of Murrieta jurisdiction, and the MHSPA and
associated Murrieta GP Amendment, rezone, Tentative Tract Map, and Development Agreement shall
become effective.

DEVELOPMENT AGREEMENT

A development agreement is a legal agreement between a city and a development and is governed by
state law. State law (Government Code Section [GCS] 65864 et seq.) allows local agencies and property
owners to enter into contractual agreements relating to the intensity, timing, and conditions of
development of real properties. The Murrieta City Council is authorized to enter into development
agreements under Chapter 16.54.020 of the Murrieta Development Code. In accordance with Murrieta
MC Section 16.54.060 (D), an ordinance shall be adopted which authorizes execution of the development
agreement by the City Council. The ordinance shall be in compliance with state law (GCS 65867.5) and
shall contain the required findings, in compliance with Murrieta MC Section 16.54.070, and the facts
supporting them. The Project Applicant is responsible for establishing the evidence in support of the
required findings. The proposed 